Executive Summary
Introduction
The construction of a multi-purpose Community Event Center is being proposed near the mouth of the Black River in South Haven. The proposed location would offer an excellent location for business meetings, family reunions, and weddings, as well as, providing public facilities and refreshments to the South Beach day users. Moreover, the facility has the potential of expanding the tourist season for the South Haven hospitality industry in the fall and spring.
This report provides both an economic impact estimate of the Center to the City of South Haven as well as a fiscal impact estimate to the City of South Haven for the Center.
While offering a unique setting, the impact of the proposed Community Event Center will be constrained by several factors:
1. There are at least 36 competing facilities from Muskegon to New Buffalo that can accommodate parties of 100 or more. Only one of these would offer the direct beach access available at the proposed site; however, they can provide the reception after a beach wedding. 2. Since the Community Event Center will not have any lodging, users will be dependent upon reserving rooms in the region. In the summer high season (July-August), lodging availability is extremely tight. Of the 35 competing facilities, 34 percent provide at least some lodging, which gives them a strong advantage in the booking of destination weddings. 3. Parking will be an added challenge for the Community Event Center in the summer months as well. A total of 162 parking spaces are available around the existing Water Filtration Plant; however, demand is high in the summer months for these spaces.
Methodology
The findings of this report are based upon assumptions that are stated below. These assumptions are based on previous impact studies as well as discussions with industry experts.
The forecasted number of events, by month, at the proposed Community Event Center is shown in Table 1 below. The actual usage of the Community Event Center will depend on several unknown factors, including marketing and the construction of new or closure of existing competing centers. As shown, it is assumed that the number of weddings and business conferences will be seasonal, whereas the number of other events would be constant throughout the year. Under these assumptions, the Community Event Center would host 2.6 events per week, annually, and 2.8 per week during the summer months. The limitation of available lodging is expected to curtail the number of events at the Community Event Center. This is especially true for weddings which are typically scheduled for weekends which in the summer are peak demand times for lodging. Only three weddings per month are expected to occur in the three summer months at the Community Event Center. While the assumed number of activities presented in Table 1 is key for estimating the fiscal impact of the proposed Community Event Center, another concern in the preparation of the economic impact is to properly account for the possible local displacement impact. The ideal location of the proposed Community Event Center could draw activities from existing local venues resulting in little, if any, net economic impact. In South Haven, there are six existing sites where some or all of these activities can take place (see Appendix Table A -1, page A-1).
We are assuming that 33 percent of the weddings, reunions, and business conferences that will take place at the proposed Community Event Center would have occurred in South Haven without the Community Event Center. In other words, they would generate no new impact on the City. Regarding local civic groups, we are assuming a 100 percent displacement impact. To update the expenditure levels provided in the report, we used an annual average of a 2.5 percent increase in prices (Table 2) . Approximately 50 percent of the individuals attending weddings would stay the night, while 20 percent of business conference participants and 25 percent of individual attending reunions and other miscellaneous events at the Community Event Center are assumed to stay the night. One major concern regarding the proposed Community Event Center is that during the summer season, lodging utilization rates can reach 100 percent. This can negatively affect the impact of the Community Event Center. We used last year's monthly collection of the South Haven Convention and Visitor's Bureau room tax as an estimator of the number of rooms available. Unfortunately, June 2011 was unusually cold and rainy and therefore does not properly reflect the demand for rooms on more typical months.
In July, the highest month, it is assumed that there are no rooms available on the weekend. As shown in Table 3 , the lack of available lodging units in June, July, and August is assumed to severely limit the number of new weddings and reunions from occurring during those months, since most of these activities occur on the weekends. For potential business conferences this is less of a constraint. In September, existing supply and demand for rooms would nearly match, allowing for all seven weddings to proceed. Note that this assumption may be overly optimistic in that weekends will be in higher demand for both regular tourists and weddings. Again, the availability of rooms during the week will be of little value if couples want to wed on the weekend. Finally, the tight lodging market in September will likely preclude any reunions or other events requiring overnight stays. Based on the above assumptions, we estimate that the Community Event Center would contribute slightly more than $1 million in new spending in South Haven. The estimated monthby-month expenditures for 2013, by activity, are shown in Table 4 . Due to the high demand for rooms on summer weekends, we estimate that overnight stays will only increase by 10 percent during June, July, and August. 
Estimated Economic Impact
To measure the estimated economic impact of the Community Event Center, we used the W.E. Upjohn Institute Regional Economic Models Incorporated (REMI) model for the Kalamazoo MSA (Van Buren and Kalamazoo MSA). Although the model is for a two-county region, we assumed that all of the estimated indirect impact of the Community Event Center occurred in the City of South Haven.
Typically, economic impacts are measured in year-round jobs and by the wages and salaries they generate. As shown in Table 5 , fewer than eight year-round jobs, each with an average annual salary of $24,937, would be generated in the South Haven area due to activity at the Community Event Center.
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A better illustration of the Community Event Center's potential economic impact is to measure it in terms of day jobs created and the estimated amount of wages and salaries generated per event. On average, each event would generate 33 day jobs both at the Community Event Center and due to the indirect impact of the Community Event Center's activities on the city's businesses. For example, an afternoon wedding with an evening reception could employ 40 individuals for an average of four hours per worker, which is the same as 20 day jobs. In addition, 13 day jobs could be generated at lodging places and restaurants used by the guests. Each event, on average, would generate just more than $3,000 in wages and salaries, directly and indirectly.
2 Note: We exclude the employment impact of the proposed refreshment/concession stand that would be located on the first level of the Community Event Center. We assume that the opening of the refreshment stand is a separate decision to that of constructing a second level for the Community Event Center. Since the Community Event Center would host events throughout the year, it would generate income during the "off season" months from October to April (Table 6 ). Approximately 50 percent of the Center's direct and indirect income generation, more than $95,000, would occur during this period.
Table 6 Economic Impact of the Proposed Community Event Center by Month
The economic impact of the Community Event Center for later years depends upon the following factors which are impossible to predict: 1. The opening of more lodging places which would allow for destination weddings to occur in the high-season months of July and August. 2. The opening of other venues along Lake Michigan that offer both a beach setting and could offer lodging and convenient parking. 3. The condition of the general economy. 4. The effectiveness of the marketing program for the Center.
Fiscal Impact Analysis
This fiscal impact analysis is still incomplete in that it may be excluding additional revenues and costs associated with the Community Event Center. Still, it does capture the major revenue cost and revenue streams of the proposed Community Event Center and, unfortunately, shows that due to the required debt repayment the Community Event Center would likely run a negative balance for its first 10 years.
The expected revenue stream of the Community Event Center will come from two sources: rental fees associated with the use of the 11,500-square-foot Community Event Center and the leasing of the concession/refreshment facility on the first floor. The expected major annual cost 7,543 $7,543 $15,848 $17,842 $22,605 $14,655 $14,655 $14,655 $28,142 $20,611 $18,616 $7,543 $190, items of operating the Community Event Center would be the annual payment of an expected 30-year bond and its operational and maintenance fees.
The annual revenue stream of the Community Event Center is highly dependent upon the expected level of activity that the Community Event Center will host. These expected levels of activities were introduced previously and are repeated in Table 7 below, with their associated fee estimates. The estimated fees associated with the three general activities: wedding, business conferences, and reunions and miscellaneous activities are partially based upon current fee structures at existing facilities. The operational and maintenance cost estimates are based on a limited knowledge of similar facilities. All staffing and food preparation costs are assumed to be to the responsibility of the party renting the Community Event Center for their event. The annual debt payment for the $3.4 million structure will be $185,000 assuming a 3.5 percent rate of interest over a 30-year period.
3 Additional fiscal support for the Community Event Center will be required for it to achieve a net present value during the first 10 years of its operation. One reasonable source of funding would be to double the current two percent local room tax to four percent. As shown below in Table 8 , given this additional financial support, the Community Event Center would generate a net revenue stream for the first ten-year period of operations. Although during the first three years of operation the Center would generate a slight negative cash flow, it would turn positive after four years of operation. The net present value (NPV) of the Center for its first ten years of operation is nearly $242,800.
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This estimate is conservative, as it assumes zero growth in the number of events held at the Community Event Center. An effective marketing program and positive word-of-mouth would increase the revenue generated by the Center. Still, as mentioned previously, given the level of uncertainty surrounding the future market conditions for the Community Event Center, it is impossible to forecast a growth path for its activities.
